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2022 Local Board of Appeal and Equalization 

Petitioner # 90 
John Quast 
Lisa Quast 
6553 Meadowlark La N 
35-119-22-32-0103 

2022 Assessed Value: $400,200 
Recommendation: No Change 

This report is not an appraisal as defined in M.S. $82B.02 (subd.3) nor does it comply with the Uniform Standards of 
Professional Appraisal Practice. It is intended to be used as a reference only and any use other than its intended use is 
prohibited and unlawful. The author does not represent this to be an appraisal and is not responsible for any inappropriate use. 
It is a report of public records using a mass appraisal technique. 



• 
City of Maple Grove 

• Assessing Department 
Ass 

2022 Local Board of Appeal and Equalization 
Staff Report 

Petitioner # 90 
Property Owner(s): John Quast 

Lisa Quast 

Property Address: 6553 Meadowlark La N 

PID#: 35-119-22-32-0103 

Market Value 

Assessment Year 2022 $400,200 
Assessment Year 2021 $318,200 
Assessment Year 2020 $311,600 

Sale: I June 15, 2006 $284,900 

Assessor Recommendation: 
No Change 

Appraiser: Last Inspection Date: 

Randy DeJong August 29, 2019 

Comments: 

PETITIONER'S CONCERNS 

Petitioner has concerns regarding the increase in their estimated market value, and they would like 
to appeal their value before the Local Board of Appeal & Equalization. Petitioner provided an 
appraisal dated 2/4/2022 with an opinion of value $380,000. Petitioner also provided a 
Comparative Market Analysis dated 2/11/2022 that indicates an average of comparable listings to 
be $382,021 and a median sale price of $385,389. 

DESCRIPTION OF THE SUBJECT 

The subject property is a single family home located in the Maple Meadows Sixth development. 
The site is 0.29 acres. The property borders a pond to the rear of the site. The structure is a 1983 
split entry with 1,284 sq. ft. above grade and a finished basement. 

COMPARABLE SALES INFORMATION 

All three comparable sales are located in the same neighborhood as the subject property. They are 
all split entry homes built between 1974 and 1983 with similar quality construction. All three 
comparable sales have finished basements. Finally, all three comparable sales are adjusted for 
differences to the subject property. 
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RESPONSE TO PETITIONER'S CONCERNS 

Petitioner provided a financing appraisal dated 2/4/2022 with an indicated value of $380,000. 
Financing appraisals are prepared for a different user and purpose. Consequently, the rules 
established for financing appraisals vary from those established for property tax appraisals. The 
assessor's office reviewed their appraisal and do not believe it is a good indication of value for 
property tax purposes for the following reasons: 

1. No adjustments are made for market conditions. Because of the strong appreciation in the 
market and the necessary sale price adjustments lacking in this appraisal, this accounts for much of 
the difference in the financing appraisal value and the subject's estimated market value. 
2. The appraiser used four sales that are outside the sales study period. These sales will be 
considered for the 2023 assessment. 

Petitioner also provided a Comparative Market Analysis dated 2/11/2022 that uses sales outside 
the study period and makes no value adjustments for differences between the subject property and 
the comparable sales. The Comparative Market Analysis also makes no adjustments for market 
conditions. 

CONCLUSION 

When adjusted for differences between the subject and comparable sales the market indicated 
value of the subject is $414,500. Consequently, the sales support the 2022 estimated market value. 

Minnesota Statute 270.12 requires that sale prices used to establish estimated market value for 
property tax purposes are adjusted for changes in market conditions between the sale date and the 
assessment date. Due to what happened in the real estate market in 2021, these market condition 
adjustments were large, resulting in significant growth between the 2021 and 2022 assessments. 

Previous Value Adjustments/Board Appearance: 
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Subject Data Summary 

PID#: 
Property Address: 

Multiple Address: 
Lot/Block: 
Addition: 
Legal(120): 
Owner(s): 

Property Classification: 
2022 EMV: 
2021 EMV: 
2020 EMV: 
Last Sale: 
Lot Size: 
Zoning: 
Dwelling Type: 
Style: 
Bedrooms: 
Baths: 
Actual Year Built: 
Gross Building Area: 
Basement Area: 
Bsmt Finished%: 
Total Finished Sq Ft: 
Garage #1: 
Garage #2: 

35-119-22-32-0103 
6553 Meadowlark La N 
Maple Grove, MN 55369 
No 
001/005 
Maple Meadows Sixth Addition 

John Quast 
Lisa Quast 
Residential - Homestead 
400,200 
318,200 
311,600 
6/15/2006 - 284,900 - Warranty Deed - 01 
Sq.Ft./ Acres 
R2 
Single Family 
Split Entry/Foyer 
4 
2 
1983 
1,284 
868 
97 
2,125 
2 Car Attached 
None 
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Additional Subject Photos 
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Subject Sketch 
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Sales Comparables 

Comparable 1 

Comparable 3 
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Subject r 
Sales Comparables 

Comparable 2 

PID 3511922320103 3511922320104 3511922230038 3511922120063 
Address 6553 Meadowlark La N 6543 Meadowlark La N 6664 Jonquil Way N 11600 67th Pl N 
Neighborhood 3512 3512 3512 3512 
Sale Price $284,900 $425,000 $389,900 $332,000 
Sale Date 06/15/2006 08/27/2021 06/18/2021 12/29/2020 
Cash Equivalent $327,000 
Price Per Sq. Ft. $221.88 $350.08 $316.73 $307.62 
Dwelling Type Single Family Single Family Single Family Single Family 
Style Split Entry/Foyer Split Entry/Foyer Split Entry/Foyer Split Entry/Foyer 
Property Area 
Actual Age 1983 1983 1977 1974 
Effective Age 1987 2002 1989 1980 
I st Floor Area 1,284 1,214 1,231 1,063 
Total GBA 1,284 1,214 1,231 1,063 
Finished Area 2,126 2,165 2,118 1,945 
Basement Area 868 980 1,008 980 
Basement Finished (%) 97% 97% 88% 90% 
Total Bedrooms 4 3 6 4 
Total Bathrooms 2 2 2 2 
Garage I Floor Area 440 528 470 470 
Garage I # of Cars 2 2 2 2 
Garage I Placement Attached Attached Attached Attached 
Total# of Cars 2 2 2 2 
Walkout Type Standard Walkout Standard Walkout 
Air Conditioning Central Central Central Central 
Pool Area-Total 
Fireplaces I I 2 
Deck Area-Total 390 430 306 
Porches 
Lake 
Subject Value $414,500 34.0% 33.0% 33.0% 
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Information Provided by the Petitioner 





Randall Delong 

To: 
Subject: 

Lisa Quast 
RE: Links to board application 

Received. 

Randy DeJong, AMA 
Residential Appraiser 

763-494-6260 
rdejong@maplegrovemn.gov 

il #le rove 
© 00 
From: Lisa Quast <lisa.a.quast@gmail.com> 
Sent: Monday, April 11, 2022 11:01 AM 
To: Randall Delong <rdejong@maplegrovemn.gov> 
Subject: Re: Links to board application 

Hi Randy, 

Thanks for getting back to me this morning about the value of my property. Due to the fact that my husband and I are in 
the process of divorcing, and the property will remain in my posession, I had an appraisal and Comparative Market 
Analysis (CMA) done on the property in Mid-Feb of this year. No sale took place, and no mortgage or agreed dollar value 
was named in advance of the appraisal and CMA, so there was no number to which the appraisal was being matched. 

The value determined by both the appraisal and CMA were drastically different from the value proposed by the Tax 
Valuation Notice that I received: 

Appraised Value: $380,000 
Estimated Market Value: $400,200 
Homestead Exclusion:$1,222 
Taxable Value: $398,978 

I have attached both the appraisal and the CMA for your review. I will also be completing the appeal form via the link 
you provided for the meeting tomorrow. 

I greatly appreciate your help. Please contact me if you have any questions. 

Lisa Quast 
(m) 612.500.1784 
6553 Meadowlark Lane North 
Maple Grove, MN 55369 

1 



On Mon, Apr 11, 2022 at 10:44 AM Randall Delong <rdejong@maplegrovemn.goy> wrote: 

Lisa, 

Here is a link to the board application: https://www.maplegrovemn.gov/FormCenter/Assessing-16/Local-Board-of­ 
Appeal-Equalization-appli-85 

Please send anything you would like presented to my email and I will submit on your behalf. 

Sincerely, 

Randy DeJong, AMA 
Residential Appraiser 

763-494-6260 

rdejong@maplegrovemn.gov 

ill isle Goo 

0 00 
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Town and Country Appraisal Network Inc. 
Real Estate Appraisers 

File No. 220 1061RH 

APPRAISAL OF 

Single Family Dwelling 

LOCATED AT: 

6553 Meadowlark Ln N 
Maple Grove, MN 55369 

FOR: 

Bremer Bank 
8555 Eagle Point Blvd 
Lake Elmo, MN, 55042 

BORROWER: 

Lisa Anne Quast 

ASOF: 

February 4, 2022 

BY: 

Mitchell D. Corbin 
Certified Residential Real Property Appraiser 

2585 Hamline Ave. N., Suite B, Roseville, MN 55113 651-636-5009/Fax 651-636-5542 



Town and Country Appraisal Network Inc. 
Real Estate Appra isers 

File No. 220 106 1RH 

02/10 /2022 

No AMC 
Bremer Bank 
8555 Eag le Point Blvd 
Lake Elmo, MN, 5504 2 

File Number: 2201061RH 

To whom it may concern , 

In accordance with your request, I have appraised the real property at: 

6553 Meadowlark Ln N 
Maple Grove, MN 55369 

The purpose of this appraisal is to develop an opinion of the market value of the subject property, as improved. 
The property rights appraised are the fee simple interest in the site and improvements. 

In my opinion, the market value of the property as of February 4, 2022 

$380,000 
Three Hundred Eighty Thousand Dollars 

is: 

The attached report contains the description, analysis and supportive data for the conclusions, 
final opinion of value, descriptive photographs, limiting conditions and appropriate certifications. 

Respectf ully submitted, 

Mitchell D. Corbin 
Cert ified Residential Real Property Appra iser 
State Cert ifica tion #20035796 Exp. 8/31/2022 

2585 Hamline Ave. N., Suite B, Roseville, MN 55113 651-636-5009/Fax 651-636-5542 



Town and Country Appraisal Network Inc. 

File No. 2201061RH 

The purpose of this summary appraisal report is to provide the lender/client with an accurate, and adequately supported, opinion of the market value of the subject property. 
Property Address 6553 Meadowlark Ln N City Maple Grove State MN Zip Code 55369 
Borrower Lisa Anne Quast Owner of Public Record Lisa & John Quast County Hennepin 
Legal Description Maple Meadows 06th Add, Lot 1, Block 5 
Assessor's Parcel# 35 119 22 32 0103 Tax Year 2021 R.E. Taxes s 3,777 
Neiahborhood Name Mao le Meadows Mao Reference 77 -A4 Census Traci 267. 1 2 
Occupant [X] Owner I Tenant I I Vacanl Special Assessments S O ] IPUD HOA $ 0 I I oer vear I I per month 

:I property Rights Appraised IX I Fee Simple [ J Leasehold I I Other (describe) 
Assignment Tye [ ]Purchase Transaction [ X Refinance Transaction [ J Other (describe) 
Lender/Client Bremer Bank Address 8555 Eaale Point Blvd, Lake Elmo, MN 55042 
Is the subject property currently offered for sale or has it been offered for sale in the twelve months prior to the effective date of this appraisal? [hes [X/No 
Report data source(s) used, offering price(s). ar<I dale{s). Multi le listing service, Countv Data and lender supplied information. 

I { Jdid [_ ]did not analyze the contract for sale for the subject purchase transaction. Explain the results of the analysis of the contract for sale or why the analysis was not performed. 

Contract Price S Date of Contract Is the property seller the owner of public record? I Yes ! [No Data Sourceis) 

. Is there any financial assistance {loan charges, sale concessions, gift or downpayment assistance, etc.) to be paid by any party on behalf of the borrower? » Jive 
If Yes, report the total dollar amount and describe the items to be paid. 

Note: Race and the racial comoosition of the neiahborhood are not aooraisalfactors. 
Neighborhood Characteristics I One-Unit Housing Trends One-Unit Housing Present Land Use % 

Location I J Urban [X] sauna'[Rural Property values [X] increasing I I Stable []oectinina i PRICE AGE One-Unit 83 % 
Built-U6 [X] Over 75% [ 25-75% [ lunger 25% [ Demand/supply [[storage [Xh a saarcs [ Jover sups $(000) (yrs ) 2-4 Unit 2 % 

·) Growth JRaws [X/ saste so» I Marketina Time [X] uacer 3 mts Jssmns [[over 6 mths 245 Low 5 Multi-Family 5 % 
I 
. 

Neighborhood Boundaries 1-94 to the north, Hwv. 169 to the east, Bass Lake Road to the south and 1,100 High 100 Commercial 5 % 
• 1-694 to the west. 400 Pred. 40 Other Public 5 % 
" Neighborhood Description Maple Grove is an expanding 3rd Tier suburb of the Twin Cities. It is approximately 20 miles NW via I-694. The 
subject is located 1-1.5 miles SW of the I-94 and County Road 61 intersection. Homes in the area are mostly similar in vintage and 
varv in desian and condition. The subiect has aood access to all area amenities. 
Market Conditions (including support for the above conclusions) See Attached Addendum 

Dimensions 77' X 158' X 76' X 169' Area 1263 2 sf Shape Rectangular View B;Res;Lg Pond 
Specific Zonina Classification R-2 Zoning Description Single Family Residential 
Zonina Compliance (Xhay l Legal Nonconforming (Grandfathered Use) [ J No zoning ] mtegal (describe) 
Is the highest and best use of the subject property as improved (or as proposed per plans and specifications) the present use? X yes Jo If No, describe. 

Utilities Public Other (describe) Public Other (describe) Off-site Improvements-Type Public Private 
Electricity [x D Water IX! J Street Asphalt ) D 
Gas [xl D Sanitary Sewer x D Alley None D D 
FEMA Soecial Flood Hazard Area [ Ives [X'No FEMA Flood Zone Zone X FEMA Map # 27053C 0183F FEMA Ma Date 11/04/2016 
Are the utilities and off-site improvements typical for the market area? [X/es [ J No If No, describe. 
Are there any adverse site conditions or external factors (easements, encroachments, environmental conditions. land uses, etc.)? Jes (he If Yes, describe. The subject 
backs up to a large wetland pond with a small park to the west of the wetlands. This gives the subject a more private setting than 
typical. 

GENERAL DESCRIPTION FOUNDATION EXTERIOR DESCRIPTION materials/condition INTERIOR mate rialsicondition 
Units (Xloe [] one with Accessory Unit I Concrele Slab Jcaow sace Foundation Walls Concrete/Ava Floors Crp,Lam./A-G 
# of Stories 1 0 Full Basement [X] Partial Basement Exterior Walls Vinyl-Stne/ Good Walls Drywall/Avg-Gd 
Tye (X/oa la 0 5-Dei./End Unit Basement Area 840 so. ft Roof Surface Shingle/Ava-Good Trim/Finish Oak/Average 
[XI existina [J Proposed Jue Const. Basement Finish 85 % Gutters & Downspouts Aluminum/Avq Bath Floor Tile/Ava-Good 
Design (Style) Split Level l Outside Entry/Exit [XJ sum Pump Window Tye Glider/Good Bath Wainscot Tile, F-GIs/Av-Gd 
Year Built 1983 Evidence of [[ infestation Storm Sash/Insulated Insulated CarStoraae ] I None 
Effective Age (Yrs) 25-30 I Damoness I I Settlemenl Screens Yes [X/ oveway # of Cars 2 
Attic I None Heating IX I FWA I LJ HWBB I L J Radiant Amenities [ [ WoodStove(s) #0 Driveway Surface Asphalt 
Jo Stai CJ stars ore I Fuel Gas [X Fireplace(s) ± 1 [XI Fence Chain [X/ Garage #of Cars 2 
[ Ftcor XI Scuttle Coolind [X/ Central Air Conditioning X' Patio/Deck La Dk I l Porch None [ Carport # of Cars 0 
l Finished I Heated l Individual If l 0ther [Pool None r l Other None [X/Ai [ 70et r [ Built-in 

Ali ances [P[Refrigerator [P] Range/ven X! Dishwasher I I Disoosal ] [Microwave I [ Washer/Drver \X/Other (describe) Fan Hood 
Finished area above grade contains: 6 Rooms 3 Bedrooms 1.0 Bath(s) 1,284 Square Feet of Gross Living Area Above Grade 
Additional fealures (special energy efficienl ilems. etc.) See Attached Addendum . 
Describe the condition of the property (including needed repairs, deterioration, renovations, remodeling, etc.). C4;Kitchen-uodaled-six to ten years ago;Bathrooms­ 
remodeled-six to ten years ago;Physical depreciation represents the normal aaina orocess of the structure. No functional or external 
obsolescence known or noted. The subject has been adequately maintained and is in typical condition for a home of this vintage. This 
property conforms to buyer expectations in this price range, no repairs needed. The current owners purchased this property in June of 
2006. At the time of sale, the MLS noted the followinq recent improvements: siding, windows, furnace, A/C, <continued in addendum > 
Are there any physical deficiencies or adverse conditions that affect the livability, soundness, or structural integrity of the property? as (Xho If Yes, describe. 

Does the property generally conform to the neighborhood (functional utility, style, condition, use, construction, etc.)? X vs Jvo If No, describe. 

Uniform Residential Appraisal Report 
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Town and Country Appraisal Network Inc. 

File No. 2201061RH 

There are 1 comparable properties currently offered for sale in the subject neighborhood ranging in price from $ 359,900 lo S 359,900 
There are 46 comparable sales in the subject neighborhood within the past twelve months ranging in sale price from $ 330.000 to $ 450,000 

FEATURE SUBJECT COMPARABLE SALE NO. 1 COMPARABLE SALE NO. 2 COMPARABLE SALE NO. 3 
6553 Meadowlark Ln N 1246 1 63Rd Ave N 6543 Meadowlark Ln N 6550 Pineview Ln N 
Address Maple Grove, MN 55369 Maple Grove, MN 55369 Maple Grove, MN 55369 Maple Grove, MN 55369 
Proximity to Subiect 0.25 miles SW 0.01 miles SE 0.24 miles NW 
Sale Price S [s 370,000 is 425,000, Is 387,000 
Sale Price/Gross Liv. Area $ 0.00 so. t. s 381.44 sa.ft.! $ 350.08 sa.t.! s 310.10 sa. .] 
Data Source(s) NStarML.S #6086180;DOM 11 NStarMLS #6026630;DOM 4 NStarMLS #6084134;DOM 3 
Verification Source(s) ' Tax Statement Tax Statement Tax Statement 
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +i-) $ Adjustment DESCRIPTION +i-) S Adjustment DESCRIPTION (-) S Adjustment 

Sale or Financing Armlth Armlth Armlth 
Concessions Conv;O Conv;O Conv·o 
Date of Sale/ Time s10/21;c09/21 s08/21 ;c07/21 I s10/21;c08/21 
location 'N;Res; N;Res; I N;Res; I N;Res; 
Leasehold/Fee Simple I Fee Simple Fee Simple Fee Simple Fee Simple 
Site 12632 sf 10800 sf 0 11900 sf 0 12197 sf 0 
View B;Res;Lg Pond B; Res;Woods 0 B; Res;Lg Pond I B;Res;Woods 0 
Design (Style) DT1;Split Level DT1;Split Foyer 0 DT1;Split Foyer 0 DT1;Split Level 
Quality of Construction Q4 Q4 Q4 Q4 
Actual Aae 39 43 0 38 0 43 0 
Condition C4 C4 C3 -10,000 C4 
Above Grade Total [ Bcms ] Baths Total [Bums] Baths Total [ Berms ] Baths Total [Bcrs.] Baths 

Room Count 6 I 3 I 1.0 5!2 1.0 0 s \2 I 1.0 0 6 I 3 I 1.0 
Gross Living Area 50 1,284 sq. ft. 970 sa.ft. 15,700 1,214 sq. t 0 1,248 sq ft 0 
Basement & Finished 840sf714sfin 970sf935sfin -3,300 1214sf980sfin -4,000 1 248sf560sfwo -3,500 
Rooms Below Grade 1rr1br1.0ba To 1rr 1br1.0ba 1o 1rr1br1.0ba1o 1rr1br1.0ba0o 0 
Functional Utility Average Average Average Average 
Heating/Cooling FWA/Central FWA/Central FWA/Central FWA/Central . Enerqy Efficient Items None None None None 
Garage/Carport 20a2dw 20a2dw 2aa2dw 21a2dw 
Porch/Patio/Deck Lg Wd Dk,Fence 2 Decks/Fence 0 LWdDk, Fnc/Pto I -1,500 La 3 Sns/Patio -5,000 . Fireplaces 1 Fireplace 1 Fireplace 1 Fireplace 2 Fireolace -2,500 
Updates & Extras Both Both Superior I -15,000 Both 

) get Adjustment (Total) [X!­ [ l­ Is 12,400 [l» x­ [s 30,500 [ l [x'­ ls 11,000 
Adjusted Sale Price Net Adj 34%, Net Adj 72, Net Adj 2, 
of Comoarables Gross Adi. 5.1% s 382,400 Gross Adi. 7.2% S 394,500 Gross Adi. 2.8% s 376,000 
I lXJ did LJ did not research the sale or transfer history of the subject property and comparable sales. If not, explain 

My research] ]did LX] did not reveal any prior sales or transfers of the subject property for the three years prior to the effective date of this appraisal. 
Data source(s) Multiple listina service 
My research [_]did 'X] did not reveal any prior sales or transfers of the comparable sales for the year prior to the date of sale of the comparable sale. 
Data source(s l Multiple listina service 
Report the results of the research and analysis of the prior sale or transfer history of the subject property and comparable sales (report additional prior sales on page 3) 

ITEM SUBJECT COMPARABLE SALE NO. 1 COMPARABLE SALE NO. 2 COMPARABLE SALE NO 3 
Date of Prior Sale/Transfer 
Price of Prior Sale/ Transfer 
Data Source(s) NStarMLS/Countv Data NStarMLS/Countv Data NStarMLS/Countv Data NStarML. S/County Data 
Effective Date of Data Source(s) 02/04/2022 02/04/2022 02/04/2022 02/04/2022 
Analysis of prior sale or transfer history of the subject property and comparable sales No other sale is known for the subiect within the oast 36 months. No 
other prior sales of the comparables are known for the year prior to the date of the comparable sale. 

Summary of Sales Comparison Approach. See Attached Addendum 

Indicated Value by Sales Comparison Approach $ 380,000 
Indicated Value by: Sales Comparison Approach $ 380,000 Cost Approach (if developed)$ (U Income Approach (if developed) $ (U 
The Sales Comoarison Aooroach is the best indicator of value for the sinole familv market and most accuratelv measures the thin kina 
of typical buyers and sellers based on the appraisal principle of substitution. The cost and income approaches are not applicable to this 

s) appraisal assignment. 
This appraisal is made 'X/ "as is. LJ subject to completion per plans and specifications on the basis of a hypothetical condition that the improvements have been completed. 
0 subject to the following repairs or alterations on the basis of a hypothetical condition that the repairs or alterations have been completed, or [J subject to the following required 

@] inspection based on the extraordinary assumption that the condition or deficiency does not require alteration or repair The subject is a marketable property, no repairs 
are necessary. No personal property is included in the appraised value. 
Based on a complete visual inspection of the interior and exterior areas of the subject property, defined scope of work, statement of assumptions and limiting 
conditions, and appraiser's certification, my (our) opinion of the market value, as defined, of the real property that is the subject of this report is $ 380,000 
as of 02/04/2022 ,which is the date of inspection and the effective date of this appraisal. 
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